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LAND USE APPLICATION SUMMARY 

Property Location: 187-199 Irving Ave N and 190-198 James Ave N 

Project Name:  LEEF-South 

Prepared By: Shanna Sether, Principal City Planner, (612) 673-2307 

Applicant: Collage Architects 

Project Contact:  Josh Jansen 

Request:  To construct a new six-story, mixed-use/office building. 

Required Applications: 

Rezoning Petition to rezone the properties located at 187-199 Irving Ave N and 190-198 
James Ave N from the R5 District to the OR2 District. 

Conditional Use Permit To increase the maximum height from four stories, not to exceed 56 feet to six 
stories, 80 feet six inches. 

Variance  
To reduce the front yard setback along Irving Ave N from 15 ft. to one ft. for the 
proposed structure and awnings, six and a half inches for balconies, and three ft. 
six in. for the surface parking area. 

Variance 
To reduce the front yard setback along James Ave N from 15 ft. to one ft. for the 
proposed building, zero ft. for awnings, six ft. for the proposed surface parking 
area and three ft. for the generator and transformer. 

Variance To reduce the corner side yard setback along Currie Ave W from 18 ft. to zero ft. 

Variance -Returned To reduce the south interior side yard setback from 15 ft. to five ft. six in.  

Variance To reduce the rear yard setback from five ft. to two ft. three in. for the parking lot. 

Variance To reduce the minimum off-street parking requirement from 203 spaces to 146 
spaces. 

Variance To reduce the minimum off-street loading requirement from three large spaces to 
one. 

Variance To increase the maximum impervious surface from 85% to 96% 

Site Plan Review For a new six-story mixed-use/office building. 

SITE DATA 

Existing Zoning R5 Multiple-Family District 

Lot Area 51,836.4 square feet / 1.19 acres 

Ward(s) 5 

Neighborhood(s) Harrison Neighborhood Association  

Future Land Use Production Mixed-Use 

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #22 
April 13, 2020 

PLAN10147 

mailto:shanna.sether@minneapolismn.gov
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Goods and Services 
Corridor Not applicable 

Built Form Corridor 4 

 

BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. In 1921, Minneapolis Wet Wash Laundry, became Leef Brothers, an 
industrial and domestic laundry service. Solvent cleaning operations began at the property in 1974. The use of 
the property continued as an industrial dry-cleaning facility until 2006. The Leef Brothers sold the business in 
2007 to another industrial dry cleaner but retained their interest in the building. Shortly after the sale of the 
business, the laundry was closed. From 2007 until Wellington’s acquisition in 2016 the property was used for 
parking, accessory storage, and construction staging for the Leef-North project, completed in 2019. 
 
The subject property is outside of the special flood hazard area, also known as the regulatory floodplain. 
Therefore, Minneapolis floodplain regulations do not apply. However, the Bassett Creek Watershed has 
determined that the site is in the 100-year floodplain. Any new construction would require that the first-floor 
building elevation needs to be built two ft. above the 100-year flood level. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. Historically, the immediate area has been general industrial, 
warehousing and distribution. The area is transitioning in preparation for new transit investments including the 
Southwest LRT/Green Line Extension. The subject property is located approximately .32 miles from the proposed 
Bassett Creek Valley LRT Station. The C-Line, Bus Rapid Transit, will also be servicing Glenwood Ave, two blocks 
north of the site, in tandem with the Bottineau LRT/Blue Line Extension. The planned infrastructure and transit 
investments and Planning efforts have spurred development in the area. The LEEF-North project, north of the site, 
completed construction in June 2019. This development is a three-story, office building. North of the LEEF-North, 
building is a new 100-unit, affordable housing project, intended for artists.  

PROJECT DESCRIPTION. The applicant is proposing to construct a new 104,145 sq. ft. office building with up to 
two retail tenants on the first floor. The proposed building would have five floors, with two floors of structure 
parking within the envelope of the first floor. The remainder of the site will be a surface parking lot, which has 
been designed to allow temporary short-term flooding in a 100-year storm event.  

The subject site is zoned R5 Multiple-Family District and office and retail uses are prohibited in this District. The 
applicant is seeking a rezoning from R5 to the OR2 High-Density Office Residence District.   

The maximum height in the existing R5 and the proposed OR2 Districts is four stories, not to exceed 56 feet. The 
proposed mixed-use/office building will have five floors and two floors of structured parking within the envelope 
of the first floor. The applicant is seeking a conditional use permit to increase the maximum height of the 
proposed structure to six stories, 80 feet six inches, measured to the top of the parapet. 

The subject property is a through, corner lot, with front yard setbacks along James and Irving Aves N and a corner 
side yard setback along Currie Ave W. There are interior yards along the south property line and a rear yard 
opposite Irving Ave N for the southeastern most portion of the site. The applicant has requested the following 
setback variances for the following required yards:  

• Variance to reduce the front yard setback along Irving Ave N from 15 ft. to one ft. for the proposed 
structure and three ft. six in. for the surface parking area.  
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• Variance to reduce the front yard setback along James Ave N from 15 ft. to two ft. for the proposed 
building, six ft. for the proposed surface parking area and three ft. for the generator and transformer.  

• Variance to reduce the corner side yard setback along Currie Ave W from 18 ft. to 0 ft. for the proposed 
building. 

• Variance to reduce the south interior side yard setback was included in the notification but is not 
required. This application has been returned to the applicant.  

• Variance to reduce the minimum rear yard setback from 5 ft. to two ft. three in. for the proposed 
parking area. 

The applicant is proposing a mixed-use building with office, a coffee shop/restaurant and possibly a second 
general retail sales and services use. The minimum off-street parking required for the proposed uses is 206 spaces. 
The applicant qualifies for the bicycle incentive for the two retail spaces, which reduces the off-street parking to 
203 spaces. The applicant is proposing to provide 146 parking spaces and has requested a variance. The minimum 
loading requirement for an office with more than 100,000 sq. ft. of gross floor area is three large spaces. The 
applicant is providing one large space and has requested a variance. 

The maximum impervious surface allowed in the proposed OR2 District is 85% and the applicant is proposing 96% 
of the site as impervious and has requested a variance. 

The new construction of a non-residential structure requires site plan review. 

PUBLIC COMMENTS. Public comments received at the time of preparing the staff report are attached. Any 
additional correspondence received prior to the public meeting will be forwarded on to the Planning Commission 
for consideration.  

ANALYSIS 

REZONING 
The Department of Community Planning and Economic Development has analyzed the application for a petition 
to rezone the property at 187-199 Irving Ave N and 190-198 James Ave N from R5 to OR2 based on the following 
findings: 

1. Whether the amendment is consistent with the applicable policies of the comprehensive plan. 

The proposed zoning would be consistent with the applicable guidance and policies of Minneapolis 2040 
(2020): 

Future Land Use Guidance Staff Comment 

Production 
Mixed Use 

Production Mixed Use is a land use 
designation that allows both production 
and non-production uses, recognizing that 
while many buildings in these areas are no 
longer viable for modern production 
industries, they are increasingly occupied 
by a wide variety of uses that contribute to 
the economic health and diversity of the 
city. Residential uses are allowed as part of 
mixed-use buildings that provide 
production space and must incorporate 

The proposed rezoning from R5 to 
OR2 allows further alignment with 
the Production Mixed Use 
Category, allowing for mixed-uses, 
including large office uses, with 
additional small-scale retail sales 
and services uses designed to 
serve the immediate surroundings. 
This district may serve as a 
transition between downtown and 
surrounding moderate to low 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIZOAM_525.280FIREPLCOZOAM
https://minneapolis2040.com/
https://minneapolis2040.com/
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mitigation strategies to address potential 
conflicts between existing production uses 
and new residences. Adaptive re-use of 
older industrial property is encouraged. 

density residential neighborhoods. 
The proposed rezoning will allow 
for the contaminated vacant site 
to be mitigated and reused.  

Built Form 
Guidance 

Guidance Staff Comment 

Corridor 4 

New and remodeled buildings in the 
Corridor 4 district should reflect a variety of 
building types on both small and moderate-
sized lots, including on combined lots. 
Building heights should be 1 to 4 stories. 
Requests to exceed 4 stories will be 
evaluated on the basis of whether or not a 
taller building is a reasonable means for 
further achieving Comprehensive Plan 
goals. 

The proposed structure will have 
five floors but exceeds the 
maximum floor height of the first 
floor and therefore is a six-story 
building. The proposed 
construction is challenged through 
a combination of grade change 
from north to south and the 100-
year floodplain, which prohibits 
use of the southeastern portion of 
the site, constraining the building 
footprint. The subject property is 
located approximately .32 miles 
from the proposed Bassett Creek 
Valley LRT Station. The C-Line, Bus 
Rapid Transit, will also be servicing 
Glenwood Ave, two blocks north 
of the site, in tandem with the 
Bottineau LRT/Blue Line Extension. 
The planned infrastructure and 
transit investments and Planning 
efforts have spurred development 
in the area. Staff finds that 
increasing the maximum height to 
six stories is reasonable due to site 
constraints and to further 
achieving Comprehensive Plan 
goals. Staff finds that the height 
increase is consistent with Goal 6, 
providing high-quality physical 
environment; Goal 9, for creating 
compete neighborhoods; Goal 11, 
for clean environment; Goal 2, 
allowing access for more residents 
and jobs; and Goal 4 of providing 
living-wage jobs. 

The following policies and action steps from Minneapolis 2040 (2020) apply to this proposal: 

Policy 2. Access to Employment: Support employment growth downtown and in places well-served by 
public transportation. 

a. Establish minimum development densities for downtown and areas served by regional transit lines 
to ensure that enough land is available to accommodate projected employment growth. 

https://minneapolis2040.com/
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b. Continue to allow office and institutional uses where they currently exist throughout the city. 

c. Guide new office and institutional uses to locations well-served by public transportation. 

The applicant is proposing to construct a new 104,145 sq. ft. office building with up to two retail tenants on 
the first floor. The subject property is located approximately .32 miles from the proposed Bassett Creek Valley 
LRT Station. The C-Line, Bus Rapid Transit, will also be servicing Glenwood Ave, two blocks north of the site, 
in tandem with the Bottineau LRT/Blue Line Extension. The planned infrastructure and transit investments 
and Planning efforts have spurred development in the area. The proposed project is intended to add 400 full-
time employees and a neighborhood-serving retail use in a location well-served by transit. Staff finds that the 
proposed rezoning and increase in height in the Corridor 4 District is necessary to further employment goals 
and policies in the comprehensive plan. 

 
Policy 4. Access to Commercial Goods and Services: Improve access to goods and services via walking, 
biking and transit. 

a. Allow commercial uses where they currently exist throughout the city. 

b. Designate additional areas for commercial uses in parts of the city where demand for retail goods 
and services exceeds the supply, and that are well-served by public transportation. 

d. Require commercial retail to be incorporated into new buildings in select areas of the city with the 
highest residential densities, highest pedestrian traffic, and most frequent transit service. 

The surrounding area is in transition from industrial to a mix of office and residential uses in preparation for 
new transit investments. Recent developments in the area include LEEF-North, a three-story, office building 
and a new 100-unit, affordable housing project, intended for artists. The proposed rezoning from R5 to OR2 
will allow for retail spaces in the new building, which is consistent with the comprehensive plan’s policies for 
increasing access to commercial goods and services to the immediate area and areas well-served by transit. 
Staff finds that the proposed rezoning and increase in height in the Corridor 4 District is necessary to further 
access to employment goals and policies in the comprehensive plan. 

 
Policy 7. Public Realm: Proactively improve the public realm to support a pedestrian friendly, high-
quality and distinctive built environment. 

c. Require developers to implement public realm improvements called for in the citywide framework 
in conjunction with approvals for building construction and site modification.  

Policy 18. Pedestrians: Improve the pedestrian environment in order to encourage walking and the use 
of mobility aids as a mode of transportation. 

i. Continue to make improvements to the existing sidewalk network and fill existing sidewalk gaps.   

The proposed development will enhance Currie Avenue as a tree-lined ‘high’ street that will continue to 
develop and improve to the east, eventually connecting Bassett Creek Valley to Van White Boulevard and the 
expanding LRT line. The project is continuing safe sidewalk and access points where previously there have 
been none. Boulevard trees, pedestrian lighting, and enhanced plantings are provided on all four sides of the 
project. The public realm investments are consistent with the above policies in the comprehensive plan.  

 

Policy 62. Contaminated Sites: Remediate contaminated sites to improve the environmental and 
economic health of the city and its residents.  

a. Facilitate the removal of site contamination as a barrier to investment and redevelopment.   
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Similar to the surrounding vacant parcels in Bassett Creek Valley, the subject property is challenging to 
redevelop due to contamination. Similar to the contamination on the LEEF North site (prior to its 
redevelopment), the South Lot was impacted by the historical dry-cleaning uses, including Stoddard solvent, 
petroleum, and non-petroleum volatile organic compounds and polycyclic aromatic hydrocarbons (PAHs) in 
the soil and groundwater. The project has received grant funding from the city through MN DEED and the Met 
Council to remove the contaminates as required by the MPCA. The planned investments from both the 
developer and through grant funding will allow for remediation of a contaminated site. These policies support 
the rezoning and height increase allowed in the comprehensive plan.  

 
Policy 73: Stormwater Management: Manage natural areas in and around surface waters, as well as 
stormwater ponds and other stormwater treatment facilities, as areas supportive of aquatic and 
terrestrial ecosystems.  

a. Use infiltration best practices and bio-infiltration to reduce stormwater impacts on surface waters. 

b. Continue work to reduce risk of overflows from the historically connected sewers and work to 
reduce infiltration and inflow into the city’s sanitary sewer system through infrastructure 
improvements.  

Policy 74. Integration of Water Management into Development: Integrate water resource management 
into public and private projects in order to benefit natural systems.  

g.  Ensure that development near waterways meets local, state, and federal guidelines and 
requirements for flood protection and mitigation. 

Site stormwater will be routed to an underground chamber system where it will be treated prior to discharging 
to the City storm sewer system. Infiltration is not feasible at the site due to soil contamination and the low 
permeability of the existing soils. Instead, stormwater will be treated via filtration below the underground 
chamber system. The stormwater design exceeds the requirements of the City of Minneapolis and the Bassett 
Creek Watershed Management Commission (Flexible Treatment Option #2) for water quality, and significantly 
reduces peak discharge rates from the site. Runoff that has historically infiltrated through contaminated soils 
at the site will now be managed and treated appropriately while also reducing pressure on the existing city 
infrastructure. The planned improvements to stormwater management is consistent with the policies and 
actions steps and support the rezoning from R5 to OR2 to allow for the redevelopment of the property. 
Further, the water resource management and floodplain designation reduces the development potential of 
the site and adhering to these state guidelines supports increasing the maximum height in the Corridor 4 
District. 

 
Policy 80. Development Near METRO Stations: Support development and public realm improvements 
near existing and planned METRO stations that result in walkable districts for living, working, shopping, 
and recreating. 

a. Allow and encourage a dense mix of housing, employment, and commercial goods and services near 
METRO stations. 

c. Require a minimum level of development near METRO stations to ensure that land is used efficiently 
near major transit investments. 

d. Ensure that METRO stations are accessible via sidewalks and bicycle facilities including to those with 
mobility challenges. 

e. Identify and implement strategic investments to increase connectivity and support development. 

g. Orient buildings to the sidewalk. 
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h. Focus active uses on the ground floor of buildings along main pedestrian routes leading to and 
facing METRO stations. 

j. Minimize the impact of automobiles near METRO stations by locating parking behind and under 
buildings, by sharing parking among area uses, by prohibiting the establishment of auto-oriented 
uses, and by prohibiting the establishment of stand-alone dedicated park-and-ride facilities. 

k. Make strategic investments around individual stations that create safe high-quality, walkable 
districts for living, working, shopping, and recreating for people of all ages and incomes. 

The applicant is proposing to construct a new 104,145 sq. ft. office building with up to two retail tenants on 
the first floor. The subject property is located approximately .32 miles from the proposed Bassett Creek Valley 
LRT Station. The C-Line, Bus Rapid Transit, will also be servicing Glenwood Ave, two blocks north of the site, 
in tandem with the Bottineau LRT/Blue Line Extension. The planned infrastructure and transit investments 
and Planning efforts have spurred development in the area. The proposed project is intended to add 400 full-
time employees and a neighborhood-serving retail use in a location well-served by transit. Staff finds that the 
proposed rezoning and increase in height in the Corridor 4 District is necessary to further access to 
employment policies in the comprehensive plan. 

2. Whether the amendment is in the public interest and is not solely for the interest of a single property owner. 

The proposed rezoning is not solely for the interest of the property owner. Rezoning of the site to OR2 will 
allow for redevelopment of underutilized property in a manner consistent with 2040 Plan policies that call for 
expansion of employment, pedestrian and transit-oriented development, and remediation of contaminated 
sites. 

3. Whether the existing uses of property and the zoning classification of property within the general area of the 
property in question are compatible with the proposed zoning classification, where the amendment is to 
change the zoning classification of particular property. 

The properties north of the subject site were recently rezoned to C1 to allow for development of the LEEF 
North office building and the Artspace housing project. The remainder of the block south of the project site is 
zoned R5; however, the future land use classification is also guided Production Mixed Use and is an industrial 
recycling facility. Other surrounding properties are zoned R5, guided as Production Mixed Use or 
Neighborhood Mixed Use and contain a mix of low density residential, industrial and vacant land. The zoning 
classification and use of surrounding properties is evolving in accordance with the City’s land use goals and 
infrastructure implementation, including new transit. Staff finds that the proposed OR2 District for the area 
and are compatible with the proposed OR2 zoning classification. 

4. Whether there are reasonable uses of the property in question permitted under the existing zoning 
classification, where the amendment is to change the zoning classification of particular property. 

The R5 Multiple-family District allows high density apartments, congregate living arrangements and cluster 
developments. In addition to residential uses, institutional and public uses and public services and utilities 
may be allowed. While there are reasonable uses of the property permitted under the existing zoning 
classification, the proposed rezoning to OR2 is more consistent with Minneapolis 2040, the comprehensive 
plan. 

5. Whether there has been a change in the character or trend of development in the general area of the property 
in question, which has taken place since such property was placed in its present zoning classification, where 
the amendment is to change the zoning classification of particular property. 

On October 25, 2019, the Minneapolis City Council adopted a resolution to approve Minneapolis 2040. The 
policies in Minneapolis 2040 have been effective as of January 1, 2020. The properties north of the subject 
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site were recently rezoned to C1 to allow for development of the LEEF North office building and the Artspace 
housing project. The zoning classifications and uses of surrounding properties are evolving in accordance with 
the City’s land use goals and infrastructure implementation, including new transit. 

CONDITIONAL USE PERMIT 
The Department of Community Planning and Economic Development has analyzed the application to increase the 
maximum height from four stories, not to exceed 56 feet to six stories, 80 feet six inches based on the following 
findings: 

1. The establishment, maintenance or operation of the conditional use will not be detrimental to or endanger the 
public health, safety, comfort or general welfare. 

The maximum allowed height of a building in the OR2 District is four stories or 56 feet, whichever is less. The 
proposed building is 6 stories in height, due to the first floor exceeding 20 ft. based on adjacent grades. The 
building measures to approximately 80 ft. 6 in. Staff finds that the proposed building height will not be 
detrimental to or endanger the public health, safety, comfort or general welfare, provided that the 
development complies with all applicable building codes. 

2. The conditional use will not be injurious to the use and enjoyment of other property in the vicinity and will not 
impede the normal and orderly development and improvement of surrounding property for uses permitted in 
the district. 

The surrounding area contains building heights of mostly one to six stories. The LEEF-North project, north of 
the site, completed construction in June 2019, and is a three-story, office building. Artspace is constructing a 
new six-story, 100-unit, affordable housing project, intended for artists, north of the site at 221 Irving Ave N. 
The remainder of the block south of the project site is zoned R5; however, the future land use classification is 
also guided Production Mixed Use and is an industrial recycling facility. Other surrounding properties are 
zoned R5, guided as Production Mixed Use or Neighborhood Mixed Use and contain a mix of low density 
residential, industrial and vacant land. The increased building height will not impede the normal or orderly 
development and improvement of surrounding property for uses permitted in the district. 

3. Adequate utilities, access roads, drainage, necessary facilities or other measures, have been or will be provided. 

The subject property is outside of the special flood hazard area, also known as the regulatory floodplain. 
Therefore, Minneapolis floodplain regulations do not apply. However, the Bassett Creek Watershed has 
determined that the site is in the 100-year floodplain. Any new construction would require that the first-floor 
building elevation needs to be built two ft. above the 100-year flood level. The increased building height will 
not have an impact on utilities, access roads or drainage.  

4. Adequate measures have been or will be taken to minimize traffic congestion in the public streets. 

The applicant is seeking a variance to reduce the minimum off-street parking required for the proposed office 
and retail uses. The subject property is located approximately .32 miles from the proposed Bassett Creek 
Valley LRT Station. The C-Line, Bus Rapid Transit, will also be servicing Glenwood Ave, two blocks north of the 
site, in tandem with the Bottineau LRT/Blue Line Extension. Increasing the height of the proposed building will 
have no impact on traffic congestion in the public streets. 

5. The conditional use is consistent with the applicable policies of the comprehensive plan. 

The proposed use would be consistent with the applicable guidance and policies of Minneapolis 2040 (2020): 

Future Land Use Guidance Staff Comment 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE
https://minneapolis2040.com/
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Production 
Mixed Use 

Production Mixed Use is a land use 
designation that allows both production 
and non-production uses, recognizing that 
while many buildings in these areas are no 
longer viable for modern production 
industries, they are increasingly occupied 
by a wide variety of uses that contribute to 
the economic health and diversity of the 
city. Residential uses are allowed as part of 
mixed-use buildings that provide 
production space and must incorporate 
mitigation strategies to address potential 
conflicts between existing production uses 
and new residences. Adaptive re-use of 
older industrial property is encouraged. 

The proposed rezoning from R5 to 
OR2 allows further alignment with 
the Production Mixed Use 
Category, allowing for mixed-uses, 
including large office uses, with 
additional small-scale retail sales 
and services uses designed to 
serve the immediate surroundings. 
This district may serve as a 
transition between downtown and 
surrounding moderate to low 
density residential neighborhoods. 
The proposed rezoning will allow 
for the contaminated vacant site 
to be mitigated and reused.  

Built Form 
Guidance 

Guidance Staff Comment 

Corridor 4 

New and remodeled buildings in the 
Corridor 4 district should reflect a variety of 
building types on both small and moderate-
sized lots, including on combined lots. 
Building heights should be 1 to 4 stories. 
Requests to exceed 4 stories will be 
evaluated on the basis of whether or not a 
taller building is a reasonable means for 
further achieving Comprehensive Plan 
goals. 

The proposed structure will have 
five floors but exceeds the 
maximum floor height of the first 
floor and therefore is a six-story 
building. The proposed 
construction is challenged through 
a combination of grade change 
from north to south and the 100-
year floodplain, which prohibits 
use of the southeaster portion of 
the site, constraining the building 
footprint. The subject property is 
located approximately .32 miles 
from the proposed Bassett Creek 
Valley LRT Station. The C-Line, Bus 
Rapid Transit, will also be servicing 
Glenwood Ave, two blocks north 
of the site, in tandem with the 
Bottineau LRT/Blue Line Extension. 
The planned infrastructure and 
transit investments and Planning 
efforts have spurred development 
in the area.  

The following goals from Minneapolis 2040 (2020) apply to this proposal: 

Goal 2. More residents and jobs: In 2040, Minneapolis will have more residents and jobs, and all people will 
equitably benefit from that growth. 

Goal 4.  Living-wage jobs: In 2040, all Minneapolis residents will have the training and skills necessary to 
participate in the economy and will have access to a living-wage job. 

https://minneapolis2040.com/
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Goal 6.  High-quality physical environment: In 2040, Minneapolis will enjoy a high-quality and distinctive 
physical environment in all parts of the city. 

Goal 9.  Complete neighborhoods: In 2040, all Minneapolis residents will have access to employment, retail 
services, healthy food, parks, and other daily needs via walking, biking, and public transit. 

Goal 11.  Clean environment: In 2040, Minneapolis will have healthy air, clean water, and a vibrant ecosystem. 

The following policies and action steps from Minneapolis 2040 (2020) apply to this proposal: 

Policy 2. Access to Employment: Support employment growth downtown and in places well-served by 
public transportation. 

a. Establish minimum development densities for downtown and areas served by regional transit lines 
to ensure that enough land is available to accommodate projected employment growth. 

b. Continue to allow office and institutional uses where they currently exist throughout the city. 

c. Guide new office and institutional uses to locations well-served by public transportation. 

Policy 4. Access to Commercial Goods and Services: Improve access to goods and services via walking, 
biking and transit. 

a. Allow commercial uses where they currently exist throughout the city. 

b. Designate additional areas for commercial uses in parts of the city where demand for retail goods 
and services exceeds the supply, and that are well-served by public transportation. 

d. Require commercial retail to be incorporated into new buildings in select areas of the city with the 
highest residential densities, highest pedestrian traffic, and most frequent transit service. 

Policy 62. Contaminated Sites: Remediate contaminated sites to improve the environmental and 
economic health of the city and its residents.  

a. Facilitate the removal of site contamination as a barrier to investment and redevelopment.   

Policy 73: Stormwater Management: Manage natural areas in and around surface waters, as well as 
stormwater ponds and other stormwater treatment facilities, as areas supportive of aquatic and 
terrestrial ecosystems.  

c. Use infiltration best practices and bio-infiltration to reduce stormwater impacts on surface waters. 

d. Continue work to reduce risk of overflows from the historically connected sewers and work to 
reduce infiltration and inflow into the city’s sanitary sewer system through infrastructure 
improvements.  

Policy 74. Integration of Water Management into Development: Integrate water resource management 
into public and private projects in order to benefit natural systems.  

g.  Ensure that development near waterways meets local, state, and federal guidelines and 
requirements for flood protection and mitigation. 

Policy 80. Development Near METRO Stations: Support development and public realm improvements 
near existing and planned METRO stations that result in walkable districts for living, working, shopping, 
and recreating. 

a. Allow and encourage a dense mix of housing, employment, and commercial goods and services near 
METRO stations. 

c. Require a minimum level of development near METRO stations to ensure that land is used efficiently 
near major transit investments. 

https://minneapolis2040.com/


Department of Community Planning and Economic Development 
PLAN10147 

 11 

d. Ensure that METRO stations are accessible via sidewalks and bicycle facilities including to those with 
mobility challenges. 

e. Identify and implement strategic investments to increase connectivity and support development. 

g. Orient buildings to the sidewalk. 

h. Focus active uses on the ground floor of buildings along main pedestrian routes leading to and 
facing METRO stations. 

j. Minimize the impact of automobiles near METRO stations by locating parking behind and under 
buildings, by sharing parking among area uses, by prohibiting the establishment of auto-oriented 
uses, and by prohibiting the establishment of stand-alone dedicated park-and-ride facilities. 

k. Make strategic investments around individual stations that create safe high-quality, walkable 
districts for living, working, shopping, and recreating for people of all ages and incomes. 

The applicant is proposing to construct a new 104,145 sq. ft. office building with up to two retail tenants on 
the first floor. The subject property is located approximately .32 miles from the proposed Bassett Creek Valley 
LRT Station. The C-Line, Bus Rapid Transit, will also be servicing Glenwood Ave, two blocks north of the site, 
in tandem with the Bottineau LRT/Blue Line Extension. The planned infrastructure and transit investments 
and Planning efforts have spurred development in the area. The proposed project is intended to add 400 full-
time employees and a neighborhood-serving retail use in a location well-served by transit. Similar to the 
surrounding vacant parcels in Bassett Creek Valley, the subject property is challenging to redevelop due to 
contamination. Similar to the contamination on the LEEF North site (prior to its redevelopment), the South 
Lot was impacted by the historical dry-cleaning uses, including Stoddard solvent, petroleum, and non-
petroleum volatile organic compounds and polycyclic aromatic hydrocarbons (PAHs) in the soil and 
groundwater. The project has received grant funding from the city through MN DEED and the Met Council to 
remove the contaminates as required by the MPCA. The planned investments from both the developer and 
through grant funding will allow for remediation of a contaminated site. Further, the water resource 
management and floodplain designation reduce the development potential of the site and adhering to these 
state guidelines supports increasing the maximum height in the Corridor 4 District.  Staff finds that the 
increase in height in the Corridor 4 District is necessary as a means to further achieve Goal 6, providing high-
quality physical environment; Goal 9, for creating compete neighborhoods; Goal 11, for clean environment; 
Goal 2, allowing access for more residents and jobs; and Goal 4 of providing living-wage jobs. 

6. The conditional use shall, in all other respects, conform to the applicable regulations of the district in which it 
is located. 

If the requested land use applications are approved, the proposal will comply with all provisions of the 
proposed OR2 District.  

Additional Standards to Increase Maximum Height 

In addition to the conditional use permit standards, the Planning Commission shall consider, but not be limited 
to, the following factors when determining the maximum height of principal structures in commercial districts: 

1. Access to light and air of surrounding properties. 

The surrounding area contains building heights of mostly one to six stories. The LEEF-North project, north of 
the site, completed construction in June 2019, and is a three-story, office building. Artspace is constructing a 
new six-story, 100-unit, affordable housing project, intended for artists, north of the site at 221 Irving Ave N. 
The remainder of the block south of is an industrial recycling facility. Staff finds that the proposed height 
increase will continue to allow access to light and air for surrounding properties.  

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH548CODI_ARTIGEPR_548.110INMAHE
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2. Shadowing of residential properties, significant public spaces, or existing solar energy systems. 

There are presently two low-density residential properties to the east. The property immediately east of the 
site would only be minimally shadowed in the early morning (8-10am) during the fall, summer and spring, 
according to the applicant’s shadow studies. There are no significant public spaces or existing energy solar 
systems that would be shadowed by the proposed project.  

3. The scale and character of surrounding uses. 

The surrounding area contains building heights of mostly one to six stories. The LEEF-North project, north of 
the site, completed construction in June 2019, and is a three-story, office building. Artspace is constructing a 
new six-story, 100-unit, affordable housing project, intended for artists, north of the site located at 221 Irving 
Ave N. The remainder of the block south of is an industrial recycling facility 

4. Preservation of views of landmark buildings, significant open spaces or water bodies. 

There are no landmark buildings or significant open spaces near the subject property. Bassett Creek runs south 
of the property; however, the proposed building should not impact the visibility of the creek.  

VARIANCES 
The Department of Community Planning and Economic Development has analyzed the application for setback 
variances to reduce the (1) front yard setback along Irving Ave N from 15 ft. to one ft. for the proposed structure 
and awnings, six and a half inches for balconies, and three ft. six in. for the surface parking area; (2) front yard 
setback along James Ave N from 15 ft. to one ft. for the proposed building, zero ft. for awnings, six ft. for the 
proposed surface parking area and three ft. for the generator and transformer; (3) corner side yard setback along 
Currie Ave W from 18 ft. to zero ft.;  and (4) minimum rear yard setback from 5 ft. to 2 ft. 3 in. for the parking lot 
based on the following findings: 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

Practical difficulties exist in complying with the minimum setback requirements due to the platting of the 
parcel and the floodplain designation from the Watershed, which makes the southeastern portion of the site 
unbuildable, constraining the building footprint to the north side of the site and within the required front and 
corner side yards that apply on three sides. The newly created parcel will have front yard setbacks along James 
and Irving Avenues N. The floodplain designation also precludes construction of underground parking, 
requiring most of the surface area not occupied by the building to be used for surface parking (which is allowed 
in the floodplain). Even with placement of surface parking within the required yards, a parking variance is 
required. The multiple setback requirements and the established setback of the existing residential property 
to the south limits the buildable area and creates a practical difficulty with complying with the setback 
requirements while also meeting site plan review standards for off-street parking, and active street frontage. 
These circumstances were not created by the applicant.  

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will be 
in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

Minimum yard requirements are established to provide for the orderly development and use of land and to 
minimize conflicts among land uses by regulating the dimension and use of yards in order to provide adequate 
light, air, open space and separation of uses. The proposed building and parking lot setbacks are reasonable 
and allow for sufficient separation between uses. Staff is recommending that the applicant increase the 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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landscaped yards and plantings around the site to buffer the parking lot from the adjacent uses and along the 
public sidewalks. The placement of the building, parking areas and mechanical equipment will not interfere 
with access to adequate light, air and open space for surrounding uses. City land use policies encourage 
buildings in mixed use areas to be built close to the street. 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

The proposed variances will not alter the essential character of the locality, be injurious to the use or 
enjoyment of other property in the vicinity, or detrimental to the public or those using the site or nearby 
properties. Staff is recommending that the applicant increase the landscaped yards and plantings around the 
site to buffer the parking lot from the adjacent uses and along the public sidewalks. The setbacks are 
consistent with the character of the recent LEEF North and Artspace developments and with the existing 
industrial uses in the vicinity. The proposed setbacks will not be injurious to the industrial use of the adjacent 
property on the south side of the block. 

VARIANCES 
The Department of Community Planning and Economic Development has analyzed the application for parking and 
loading variances to reduce the (1) the minimum off-street parking from 203 spaces to 146 spaces and (2) the 
minimum off-street loading from three large spaces to one large space based on the following findings: 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

Practical difficulties exist in complying with the minimum off-street parking and loading requirements due to 
the the floodplain designation from the Watershed, which makes the southeastern portion of the site 
unbuildable. The floodplain requirements also preclude construction of underground parking, requiring most 
of the surface area not occupied by the building to be used for surface parking (which is allowed in the 
floodplain). Even with placement of surface parking within the required yards, a parking variance is required. 
Staff finds that these circumstances are unique to the parcel and have not been created by the applicant.  

2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will be 
in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

Staff finds that the applicant is proposing to utilize the property in a reasonable manner consistent with the 
spirit and intent of the zoning code and comprehensive plan. Parking and loading regulations are established 
to recognize the parking and loading needs of uses and structures, to enhance the compatibility between 
parking and loading areas and their surroundings, and to regulate the number, design, maintenance, use and 
location of off-street parking and loading spaces and the driveways and aisles that provide access and 
maneuvering space. The regulations promote flexibility and recognize that excessive off-street parking 
conflicts with the city's policies related to transportation, land use, urban design, and sustainability.  
 
Parking: The minimum required off-street parking is 206 spaces for the office, coffee shop/restaurant and 
second retail space. The applicant can reduce the required off-street parking by 10% for each use, including 
the office, by increasing the proposed bicycle parking from 46 bicycle parking spaces to 55. The new minimum 
requirement will reduce to 184 spaces, where the applicant is proposing 146 spaces. The subject property is 
located approximately .32 miles from the proposed Bassett Creek Valley LRT Station. The C-Line, Bus Rapid 
Transit, will also be servicing Glenwood Ave, two blocks north of the site, in tandem with the Bottineau 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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LRT/Blue Line Extension. The planned infrastructure and transit investments and Planning efforts have spurred 
development in the area. The proposed project is intended to add 400 full-time employees and a 
neighborhood-serving retail use in a location well-served by transit. 
 
Loading: One large loading space, which will be adequate to meet the actual need for large-truck deliveries, 
has been designated within the parking lot. Designation of a second space would exacerbate the parking 
deficit. Routine deliveries by van are expected to park along Currie for convenient access to the front of the 
building. 

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

Staff finds that the proposed off-street parking and loading provided for vehicles is sufficient, with the 
condition of at least 55 bicycle parking spaces provided. Many of the users of the coffee shop/restaurant will 
likely be within the existing building or arrive as pedestrians or on bicycle from the surrounding community. 
Staff finds that the proposed parking and loading provided will not alter the essential character of the locality 
or be injurious to the use or enjoyment of other property in the vicinity. The immediate area is well-served by 
transit. There is on-street parking adjacent to and near the site. If granted, the proposed parking variance will 
not be detrimental to the health, safety or welfare of the general public or those utilizing the property or 
nearby properties.  

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a variance 
to increase the maximum impervious surface from 85% to 96% based on the following findings: 

1. Practical difficulties exist in complying with the ordinance because of circumstances unique to the property. 
The unique circumstances were not created by persons presently having an interest in the property and are 
not based on economic considerations alone. 

Similar to the surrounding vacant parcels in Bassett Creek Valley, South Lot is challenging to redevelop due to 
contamination, geotechnical concerns, and its location in the flood plain. Similar to the contamination on the 
LEEF North site (prior to its redevelopment), the South Lot was impacted by the historical dry-cleaning uses, 
including Stoddard solvent, petroleum, and non-petroleum volatile organic compounds and polycyclic 
aromatic hydrocarbons (PAHs) in the soil and groundwater. The project has received grant funding from the 
city through MN DEED and the Met Council to remove the contaminates as required by the MPCA. 
Additionally, redevelopment is challenging due to the poor geotechnical soil conditions, and the developer is 
implementing a deep foundation system to mitigate the poor structural soils. Site stormwater will be routed 
to an underground chamber system where it will be treated prior to discharging to the City storm sewer 
system. Infiltration is not feasible at the site due to soil contamination and the low permeability of the existing 
soils. Instead, stormwater will be treated via filtration below the underground chamber system. The 
stormwater design exceeds the requirements of the City of Minneapolis and the Bassett Creek Watershed 
Management Commission (Flexible Treatment Option #2) for water quality, and significantly reduces peak 
discharge rates from the site. Runoff that has historically infiltrated through contaminated soils at the site will 
now be managed and treated appropriately while also reducing pressure on the existing city infrastructure. 
Staff finds that the historic industrial use with no impervious surface requirements, contamination of the site 
and the floodplain requirements are unique circumstances of the property that create a practical difficulty in 
complying with the ordinance. These circumstances have not been created by the applicant.  

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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2. The property owner or authorized applicant proposes to use the property in a reasonable manner that will be 
in keeping with the spirit and intent of the ordinance and the comprehensive plan. 

The proposed percentage of impervious surface coverage is reasonable and in keeping with the spirit and 
intent of the City’s ordinances and land use guidance. The existing site is 100% impervious and industrial 
properties are not subject to a maximum impervious surface requirement. Lot and impervious surface 
regulations are intended to provide for uniform development and open space character in residential areas. 
The applicant is proposing an underground chamber system where it will be treated prior to discharging to 
the City storm sewer system. Infiltration is not feasible at the site due to soil contamination and the low 
permeability of the existing soils. Instead, stormwater will be treated via filtration below the underground 
chamber system. The stormwater design exceeds the requirements of the City of Minneapolis and the Bassett 
Creek Watershed Management Commission (Flexible Treatment Option #2) for water quality, and significantly 
reduces peak discharge rates from the site. Staff is recommending that the applicant provide additional 
landscaped materials around the periphery and finds that the innovative stormwater management strategy 
allows for reasonable use the property.  

3. The proposed variance will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity. If granted, the proposed variance will not be detrimental to the 
health, safety, or welfare of the general public or of those utilizing the property or nearby properties. 

Staff is recommending that the applicant provide additional landscaping and screening in all of the landscaped 
yards. With this condition of approval, staff finds that the proposed variance to increase the maximum 
impervious surface from 85% to 96% will not alter the essential character of the locality. The area has a mix 
of residential, commercial and industrial uses. If granted, the proposed variance will not be detrimental to the 
health, safety or welfare of the general public as the proposed project is required to comply with all applicable 
building codes, life safety ordinances, stormwater management and other Public Works requirements. 

SITE PLAN REVIEW 
The Department of Community Planning and Economic Development has analyzed the application based on the 
required findings and applicable standards in the site plan review chapter: 

Applicable Standards of Chapter 530, Site Plan Review 

BUILDING PLACEMENT AND DESIGN 

Building placement – Requires variance(s) 

• The first floor of the building is located within eight feet of both corners at James Ave N and Currie Ave W and 
Irving Ave N. The applicant is seeking variances to reduce the front yard setbacks along James and Irving Aves 
N and to reduce the corner side yard setback along Currie Ave W.26 

• The placement of the building reinforces the street wall, maximizes natural surveillance and visibility, and 
facilitates pedestrian access and circulation. 

• All on-site accessory parking is located to the rear or interior of the site and within the principal building 
served. 

Principal entrances – Meets requirements 

• The building is oriented so that at least one principal entrance faces the front property line. There are three 
entrances to the building – one facing each street. 

• All principal entrances are clearly defined and emphasized through the use of signage and sunshades. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
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Visual interest – Meets requirements 

• The building walls provide architectural detail and contain windows in order to create visual interest. 
• The proposed building emphasizes architectural elements – including recesses, projections, windows, and 

entries – to divide the building into smaller identifiable sections. 
• There are no blank, uninterrupted walls exceeding 25 feet in length. 

Exterior materials – Meets requirements 

• The applicant is proposing brick, metal panel, and concrete as the building’s primary exterior materials. Each 
elevation would comply with the City’s durability standards for exterior materials. Please note that exterior 
material changes at a later date may require review by the Planning Commission and an amendment to the 
site plan review. 

• In addition, the application is consistent with the City’s policy of allowing no more than three exterior 
materials per elevation, excluding windows, doors, and foundation materials. 

• Plain face concrete block is not proposed along any public streets, sidewalks, or adjacent to a residence or 
office residence district. 

• The exterior materials and appearance of the rear and side walls of the building are similar to and compatible 
with the front of the building. 

Percentage of Exterior Materials per Elevation 

Material Allowed Max North South East West 

Brick (face) 100% 17% 1% 12% 37% 

Glass 100% 48.5% 37% 41.5% 36% 

Concrete 100% 3% 22% 0% 1% 

Metal Panel 75% 31.5% 40% 46.5% 26% 

Windows – Meets requirements with Conditions of Approval 

• For nonresidential uses, the zoning code requires that no less than 30 percent of the walls on the first floor 
are windows with clear or lightly tinted glass with a visible light transmittance ratio of six-tenths (0.6) or 
higher. No less than ten percent of the walls on each floor above the first that face a public street, public 
sidewalk, public pathway, or on-site parking lot, shall be windows. The applicant has not provided detail on 
the floor plans, showing all proposed shelving, mechanical equipment, and other similar fixtures allow views 
into and out of the building between four and seven feet above the adjacent grade and staff is recommending 
compliance as a condition of approval. The project is in compliance with the minimum window requirement. 

• All windows are vertical in proportion and are evenly distributed along the building walls. 

Window Requirements for Non-Residential Uses 

Floor Code Proposed 

1st floor – facing 
James Ave N 30% minimum 104 sq. ft. 23% 120 sq. ft. 

2nd floor and above 10% minimum 125 sq. ft. 41.6% 520 sq. ft. 

 

1st floor – facing 
Currie Ave W 30% minimum 210 sq. ft.  41.8% 293 sq. ft. 

2nd floor and above 10% minimum 125 sq. ft.  37.6% 470 sq. ft. 
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1st floor – facing 
Irving Ave N 30% minimum 595 sq. ft. 50% 997 sq. ft. 

2nd floor and above 10% minimum 382 sq. ft.  44% 1,680 sq. ft. 

Ground floor active functions – Meets requirements 

• The ground floor facing James Ave N contains 75 percent (42 feet) active functions. The ground floor facing 
Currie Ave W contains 100 percent active functions. The ground floor facing Irving Ave N contains 73 percent 
(50 feet) active functions.  At least 70 percent of the first-floor building frontage facing the public street, public 
sidewalk, or public walkway contains active functions.  

Roof line – Meets requirements 

• The principal roof line of the building will be flat, which is similar to that of surrounding buildings.  

Parking garages – Requires alternative compliance 

• The proposed parking garage complies with the minimum ground floor active functions requirements. 
• Above the ground floor, the parking garage does not occupy more than thirty (30) percent of the linear 

frontage of each floor facing a public street, public sidewalk, or public pathway. 
• Vehicles and internal garage lighting would be screened as viewed from the public right-of-way and nearby 

properties. 
• The top level of the above-grade parking garage is not completely enclosed or screened as viewed from above 

and the applicant is seeking alternative compliance.  
• The applicant is proposing exterior materials that would cover and diminish the visibility of any sloping floor. 

ACCESS AND CIRCULATION 

Pedestrian access – Meets requirements 

• There are clear and well-lit walkways at least four feet in width connecting building entrances to the adjacent 
public sidewalk and on-site parking facilities. 

Transit access – Not applicable 

• No transit shelters are proposed as part of this development. 

Vehicular access – Requires variance(s) 

• Vehicular access and circulation have been designed to minimize conflicts with pedestrian traffic and with 
surrounding residential uses. There are two curb cuts accessing the property.  

• Curb cuts have been consolidated. 
• There are no public alleys adjacent to the site.  
• Service vehicle access does not conflict with pedestrian traffic.  
• The applicant is seeking a variance to increase the maximum impervious surface.  

LANDSCAPING AND SCREENING 

General landscaping and screening – Requires alternative compliance 

• The overall composition and location of landscaped areas complement the scale of development and its 
surroundings. 
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• At least 20 percent of the site not occupied by the building is required to be landscaped. The applicant is 
proposing approximately 2,178 square feet of landscaping on site, or approximately 9 percent of the site not 
occupied by building. The applicant is seeking alternative compliance.  

• The applicant is not proposing at least one canopy tree per 500 square feet of the required landscaped area, 
including all required landscaped yards. The tree requirement for the site is 10 and the applicant is proposing 
a total of 3 trees and is seeking alternative compliance. 

• The applicant is proposing at least one shrub per 100 square feet of the required landscaped area, including 
all required landscaped yards. The shrub requirement for the site is 49 and the applicant is proposing 74 
shrubs. 

• The remainder of the required landscaped area is covered with turf grass, native grasses, perennial flowering 
plants, vines, shrubs and other trees. 

Landscaping and Screening Requirements 

Requirement Code Proposed 

Lot Area -- 51,836 sq. ft. 

Building Footprint -- 27,715 sq. ft. 

Remaining Lot Area -- 24,121 sq. ft. 

Landscaping Required 4,824 sq. ft. 2,178 sq. ft. 

Canopy Trees (1:500 sq. ft.) 10 trees 3 trees 

Shrubs (1:100 sq. ft.) 49 shrubs 74 shrubs 

Parking and loading landscaping and screening – Requires alternative compliance 

• The parking and loading areas facing the public street and public sidewalk do not have an on-site landscaped 
yard of at least seven feet in width and the applicant is seeking alternative compliance. 

• The applicant is not proposing a three-foot screen consisting of a masonry wall, fence, berm, hedge, or 
combination thereof that is at least 60 percent opaque. 

• There is not at least one tree provided for each 25 linear feet, or fraction thereof, of parking or loading area 
frontage and the applicant is seeking alternative compliance.  

• The parking area abutting or across the alley from a residence or office residence district, or any residential 
use, does not have an on-site landscaped yard of at least seven feet in width. The applicant is seeking 
alternative compliance.  

• The applicant is not proposing a six-foot screen that is at least 95 percent opaque for the parking lot area 
facing the residential district or use and has requested alternative compliance. 

• The corners of the parking lot that are unavailable for parking or vehicular circulation are landscaped as 
specified for a required landscaped yard. 

• Because the proposed surface parking lot contains ten or more spaces, each parking space must be located 
within 50 feet of the center of an on-site deciduous tree. The applicant is not meeting this standard and is 
requesting alternative compliance.  

• The proposed tree islands are at least seven feet wide in any direction. 

Additional landscaping requirements – Meets requirements 

• Information included in the landscape plan indicates that the plant materials, and installation and 
maintenance of the plant materials, would comply with sections 530.200 and 530.210 of the zoning code.  

• All other areas not occupied by buildings, parking and loading facilities, or driveways would be covered with 
turf grass, native grasses, perennials, wood mulch, shrubs, and trees. 



Department of Community Planning and Economic Development 
PLAN10147 

 19 

ADDITIONAL STANDARDS 

Concrete curbs and wheel stops – Meets requirements 

• The parking lot is defined by a six-inch by six-inch continuous concrete curb. Site stormwater will be routed to 
an underground chamber system where it will be treated prior to discharging to the City storm sewer system. 
Infiltration is not feasible at the site due to soil contamination and the low permeability of the existing soils. 
Instead, stormwater will be treated via filtration below the underground chamber system. The stormwater 
design exceeds the requirements of the City of Minneapolis and the Bassett Creek Watershed Management 
Commission (Flexible Treatment Option #2) for water quality, and significantly reduces peak discharge rates 
from the site. Runoff that has historically infiltrated through contaminated soils at the site will now be 
managed and treated appropriately while also reducing pressure on the existing city infrastructure. 

Site context – Meets requirements 

• There are no important elements of the city, such as parks, greenways, significant buildings, and water bodies 
near the site that will be obstructed by the proposed building. 

• This building should have minimal shadowing effects on public spaces and adjacent properties. 
• This building has been designed to minimize the generation of wind currents at ground level. 

Crime prevention through environmental design – Meets requirements 

• The site plan employs best practices to increase natural surveillance and visibility, to control and guide 
movement on the site, and to distinguish between public and non-public spaces. 

• The proposed site, landscaping, and buildings promote natural observation and maximize the opportunities 
for people to observe adjacent spaces and public sidewalks. 

• The project provides lighting on site, at all building entrances, and along walkways that maintains a minimum 
acceptable level of security while not creating glare or excessive lighting of the site. 

• The landscaping, sidewalks, lighting, fencing, and building features are located to clearly guide pedestrian 
movement on or through the site and to control and restrict people to appropriate locations. 

• The entrances, exits, signs, fencing, landscaping, and lighting are located to distinguish between public and 
private areas, to control access, and to guide people coming to and going from the site. 

Historic preservation – Not applicable 

• This site is neither historically designated or located in a designated historic district, nor has it been 
determined to be eligible for designation. 

Applicable Regulations of the Zoning Ordinance 

The proposed use is permitted in the OR2 District. 

Off-street Parking and Loading – Requires variance(s) 

• The applicant is seeking a variance to reduce the minimum off-street parking from 206 spaces to 146.  
• The applicant is seeking a variance to reduce the minimum off-street loading from three large spaces to one.  

Vehicle Parking Requirements Per Use (Chapter 541) 

Use Minimum Reductions Minimum Maximum Proposed 

Office 195 -- 195 507 -- 

Coffee 
Shop/Restaurant 7 Bicycle 

Incentive 5 37 -- 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE_541.170SPOREPARE
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(2) 

General Retail 
Sales and Services 4 

Transit 
Incentives 

(1) 
3 20 -- 

 206 (22) 203 564 146 

Bicycle Parking Requirements (Chapter 541) 

Use Minimum Short-Term Long-Term Proposed 

Office 7 -- Not less than 
50%  

Coffee 
Shop/Restaurant 3 Not less than 

50% --  

General Retail 
Sales and Services 3 Not less than 

50% --  

 13 -- -- 
46 long-term 

bicycle parking 
spaces 

Loading Requirements (Chapter 541) 

Use Loading Requirement Loading Spaces Proposed 

Office Medium 3 Large Spaces 1 Large Space 

Coffee 
Shop/Restaurant None -- -- 

General Retail 
Sales and Services None -- -- 

 Medium 3 Large Spaces 1 Large Space 

Building Bulk and Height – Requires conditional use permit 

• The applicant is meeting the building bulk requirements for a new office building in the OR2 District. The 
applicant is seeking a conditional use permit to increase the maximum height of the structure from 4 stories 
or 56 feet, whichever is less, to 6 stories, 80 feet 6 inches. 

Building Bulk and Height Requirements 

Requirement Code Bonuses Total Proposed 

Lot Area -- -- -- 51,836 sq. ft. 
/ 1.19 acres 

Gross Floor Area -- -- -- 104,145 sq. ft. 

Max. Floor Area Ratio 2.5 -- 2.5 2.0 

Max. Building Height 

4 stories or 56 
feet, 

whichever is 
less 

  80 ft. 6 in. 
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Lot and Residential Unit Requirements – Requires variance(s) 

• The applicant is meeting the minimum lot area and lot coverage requirements for an office in OR2 District. 
The applicant is seeking a variance to increase the maximum impervious surface from 85% to 96%. 

Lot and Residential Unit Requirements Summary 

Requirement Code Proposed 

Min. Lot Area 4,000 sq. ft. 51,836 sq. ft. 

Max. Impervious Surface Area 85% 96% 

Max. Lot Coverage 70% 53% 

Dwelling Units (DU) -- 0 DUs 

Density (DU/acre) -- 0 DU/acre 

Yard Requirements – Requires variance(s) 

• The applicant is seeking the following variances for the required yards: 
o Variance to reduce the front yard setback along Irving Ave N from 15 ft. to one ft. for the proposed 

structure and three ft. six in. for the surface parking area.  
o Variance to reduce the front yard setback along James Ave N from 15 ft. to two ft. for the proposed 

building, six ft. for the proposed surface parking area and three ft. for the generator and transformer.  
o Variance to reduce the corner side yard setback along Currie Ave W from 18 ft. to 0 ft. for the proposed 

building. 
o Variance to reduce the minimum rear yard setback from 5 ft. to 2.3 ft. for the proposed parking area. 

Minimum Yard Requirements 

Setback Zoning 
District 

Overriding 
Regulations 

Total 
Requirement 

Proposed 

Front (East) 15 ft.   

1 ft. building 
and awnings; 

6 ½ in for 
balconies; and 

3 ft. 6 in. 
parking area 

Front (West) 15 ft. -- 15 ft. 

1 ft. building; 
0 ft. awning; 3 
ft. generator 

and 
transformer; 6 
ft. for parking 

area. 

Corner Side (North) 18 ft. -- 18 ft. 0 ft. building 

Interior Side (South) 

15 ft. for the 
building; 5 ft. 

for the 
parking area 

-- 

15 ft. for the 
building; 5 ft. 
for the parking 
area 

64 ft. building; 
5 ft. surface 
parking lot 
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Rear (West) 

15 ft. for the 
building; 5 ft. 

for the 
parking area 

-- 

15 ft. for the 
building; 5 ft. 
for the parking 
area 

2.3 ft. parking 
area 

Signs – Meets requirements with Conditions of Approval 

• All signs are subject to Chapter 543, On-Premise Signs. The applicant will be required to submit a separate 
sign permit application for any signage that is proposed. 

• The applicant is proposing general wall signage on the three primary building walls facing public streets. 

Screening of Mechanical Equipment – Meets requirements with Conditions of Approval 

• All mechanical equipment is subject to the screening requirements of Chapter 535 and district requirements, 
including: 

535.70. Screening of mechanical equipment. 

a) In general. All mechanical equipment installed on or adjacent to structures shall be arranged so as to 
minimize visual impact on all sides of the equipment from adjacent streets, public paths, and adjacent 
properties as observed from ground level using one (1) of the following methods. All screening shall be 
at least sixty (60) percent opaque and shall be at least as tall as the equipment it is intended to screen. 
All screening shall be kept in good repair and in a proper state of maintenance. Exterior mechanical 
equipment, including ductwork but not exhaust vents, shall not be located on street-facing building 
facades. 

1) Screened by another structure. Mechanical equipment installed on or adjacent to a structure 
may be screened by a fence, wall or similar structure. Such screening structure shall comply with 
the following standards: 

a. The required screening shall be permanently attached to the structure or the ground and 
shall conform to all applicable building Codes. 

b. The required screening shall be constructed with materials that are architecturally 
compatible with the structure. 

c. Off-premise advertising signs and billboards shall not be considered required screening. 
b) Screened by vegetation. Mechanical equipment installed adjacent to the structure served may be 

screened by hedges, bushes or similar vegetation. 
c) Screened by the structure it serves. Mechanical equipment on or adjacent to a structure may be screened 

by a parapet or wall of sufficient height, built as an integral part of the structure. 
d) Designed as an integral part of the structure. If screening is impractical, mechanical equipment may be 

designed so that it is balanced and integrated with respect to the design of the building. 
e) Exceptions. The following mechanical equipment shall be exempt from the screening requirements of 

this section: 
1) Minor equipment not exceeding one (1) foot in height. 
2) Mechanical equipment accessory to a single or two-family dwelling. 
3) Mechanical equipment located in an I2 or I3 District not less than three hundred (300) feet from 

a residence or office residence district. 

• The applicant is proposing HVAC units on the roof of the building, screened in compliance with section 535.70 
of the zoning code. 

• The applicant is also proposing to add a generator and transformer in the required front yard along James Ave 
N. The applicant has proposed to wrap both the generator and transformer with vinyl. Staff is recommending 
that the applicant screen both the generator and transformer per section 535.70 of the zoning code. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR_535.70SCMEEQ
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Refuse Screening – Meets requirements 

• All refuse and recycling storage containers are subject to the screening requirements in Chapter 535: 

535.80. Screening of refuse and recycling storage containers. 

Refuse, recycling storage, and compost containers shall be enclosed on all four (4) sides by screening 
compatible with the principal structure not less than two (2) feet higher than the refuse container or shall be 
otherwise effectively screened from the street, adjacent residential uses located in a residence or office 
residence district and adjacent permitted or conditional residential uses. Single and two-family dwellings and 
multiple-family dwellings of three (3) and four (4) units shall not be governed by this provision. 

• All refuse and recycling storage containers are located within the building. 

Lighting – Meets requirements with Conditions of Approval 

• Existing and proposed lighting must comply with Chapter 535 and Chapter 541 of the zoning code, including: 

535.590. Lighting. 

a) In general. No use or structure shall be operated or occupied as to create light or glare in such an amount 
or to such a degree or intensity as to constitute a hazardous condition, or as to unreasonably interfere 
with the use and enjoyment of property by any person of normal sensitivities, or otherwise as to create 
a public nuisance. 

b) Specific standards. All uses shall comply with the following standards except as otherwise provided in 
this section: 

1) Lighting fixtures shall be effectively arranged so as not to directly or indirectly cause illumination 
or glare in excess of one-half (1/2) footcandle measured at the closest property line of any 
permitted or conditional residential use, and five (5) footcandles measured at the street curb 
line or nonresidential property line nearest the light source. 

2) Lighting fixtures shall not exceed two thousand (2,000) lumens (equivalent to a one hundred fifty 
(150) watt incandescent bulb) unless of a cutoff type that shields the light source from an 
observer at the closest property line of any permitted or conditional residential use. 

3) Lighting shall not create a sensation of brightness that is substantially greater than ambient 
lighting conditions as to cause annoyance, discomfort or decreased visual performance or 
visibility to a person of normal sensitivities when viewed from any permitted or conditional 
residential use. 

4) Lighting shall not create a hazard for vehicular or pedestrian traffic. 
5) Lighting of building facades or roofs shall be located, aimed and shielded so that light is directed 

only onto the facade or roof. 

• The applicant has provided a lighting plan, but is missing information about the number of footcandles at the 
property line. Staff is recommending that the applicant provide a lighting plan showing compliance with 
section 535.590 of the zoning code.  

Fences – Not applicable 

• Fences must comply with the requirements in Chapter 535. The applicant is not proposing fencing on the 
property. 

Applicable Policies of the Comprehensive Plan 

See Finding #1 under Rezoning and Finding #5 under Conditional Use Permit. 

Alternative Compliance 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR_535.80SCRERESTCO
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST_535.590LI
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTVIFE
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The Planning Commission or zoning administrator may approve alternatives to any site plan review requirement 
upon finding that the project meets one of three criteria required for alternative compliance. Alternative 
compliance is requested for the following requirements: 

• Enclosed parking garage. The top level of the above-grade parking garage is not completely enclosed or 
screened as viewed from above and the applicant is seeking alternative compliance. The second floor of the 
parking structure is open along the southernmost row of stalls, but the majority of the parking structure, 
including all of the lighting will be enveloped within the building. Staff is recommending that planning 
commission grant alternative compliance. 

• Minimum landscaping. At least 20 percent of the site not occupied by the building is required to be 
landscaped. The applicant is proposing approximately 2,178 square feet of landscaping on site, or 
approximately 9 percent of the site not occupied by building. The applicant is seeking alternative compliance. 
Staff finds that there are opportunities to increase the landscaping in the surface parking and is recommending 
that the applicant provide a minimum of 15% of the site not occupied by building as landscaping.  

• Canopy trees. The applicant is not proposing at least one canopy tree per 500 square feet of the required 
landscaped area, including all required landscaped yards. The tree requirement for the site is 10 and the 
applicant is proposing a total of 3 trees and is seeking alternative compliance. Staff is recommending that the 
applicant provide the minimum number of required canopy trees. 

• Parking and loading landscaped yards.  
o The parking and loading area facing the public street and public sidewalk do not have an on-site 

landscaped yard of at least seven feet in width and the applicant is seeking alternative compliance. 
Staff is recommending that the applicant increase the landscaped yards to 7 ft., measured from the 
public sidewalk, along James and Irving Ave N.  

o The parking area abutting or across the alley from a residence or office residence district, or any 
residential use, does not have an on-site landscaped yard of at least seven feet in width. Providing 
additional landscaped yards adjacent to the industrial property, with residential zoning, will require 
the removal of parking stalls and a larger parking variance. Staff is recommending that the planning 
commission grant alternative compliance.  

• Parking and loading screening.  
o The applicant is not proposing a three-foot screen consisting of a masonry wall, fence, berm, hedge, 

or combination thereof that is at least 60 percent opaque. Staff is recommending that the applicant 
meet this standard as a condition of approval.  

o The applicant is not proposing a six-foot screen that is at least 95 percent opaque for the parking lot 
area facing the residential district or use and has requested alternative compliance. The applicant is 
proposing a combination of shrubs and arborvitae along the south property line. Staff is 
recommending that the applicant provide them along the rear property line, as a condition of 
approval. 

• One tree per 25 ft. of parking lot frontage. There are no trees provided on-site for each 25 linear feet, or 
fraction thereof, of parking or loading area frontage. There are a minimum of four required trees along Irving 
Ave N and three required trees along James Ave N. Staff is recommending that the applicant comply with the 
minimum landscaped yards along James and Irving Ave N, to provide sufficient area to meet the minimum 
number of canopy trees along the parking lot frontage required.  

• Parking within 50 ft. of an on-site deciduous tree. Because the proposed surface parking lot contains ten or 
more spaces, each parking space must be located within 50 feet of the center of an on-site deciduous tree. 
Staff is recommending that the applicant provide the required seven trees along the parking lot frontage. With 
this condition, only five parking stalls at the center of the parking lot would not comply.  Staff recommends 
granting alternative compliance for those five stalls.   

FOR REZONINGS ONLY 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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ZONING PLATE NUMBER. 12 

LEGAL DESCRIPTION.  

187 Irving Ave N - Lot 5, Block 7, Byrnes Addition to Minneapolis (including adj 1/2 of vacated alley)  

191 Irving Ave N - Lot 4, Block 7, Byrnes Addition to Minneapolis (including adj 1/2 of vacated alley)  

195 Irving Ave N -Lot 3, Block 7, Byrnes Addition to Minneapolis (including adj 1/2 of vacated alley)  

199 Irving Ave N - Lots 1 & 2, Block 7, Byrnes Addition to Minneapolis (including adj 1/2 vacated alley) 

190 James Ave N - Lot 11, Block 7, Byrnes Addition to Minneapolis (including adj 1/2 of vacated alley) 

194 James Ave N - Lot 12, Block 7, Byrnes Addition to Minneapolis (including adj 1/2 of vacated alley) 

196 James Ave N - Lot 13, Block 7, Byrnes Addition to Minneapolis (including adj 1/2 of vacated alley) 

198 James Ave N - Lot 14, Block 7, Byrnes Addition to Minneapolis (including adj 1/2 of vacated alley) 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City Planning 
Commission adopt staff findings for the applications by Collage Architects for the properties located at 187-199 
Irving Ave N and 190-198 James Ave N: 

A. Rezoning. 

Recommended motion: Approve the petition to rezone 187, 191, 195 and 199 Irving Ave N and 190, 
194, 196 and 198 James Ave N from the R5 Multiple-Family District to the OR2 High-Density Office 
Residence District.  

B. Conditional Use Permit to increase the height of the building. 

Recommended motion: Approve the conditional use permit to increase the maximum height from 4 
stories, 56 feet, to 6 stories, 80 feet 6 inches, subject to the following condition: 

1. The conditional use permit shall be recorded with Hennepin County as required by Minn. Stat. 
462.3595, subd. 4 before building permits may be issued or before the use or activity requiring a 
conditional use permit may commence. Unless extended by the zoning administrator, the 
conditional use permit shall expire if it is not recorded within two years of approval. 

C. Variance to decrease the front yard setback along Irving Ave N. 

Recommended motion: Approve the variance to reduce the required front yard along Irving Ave N from 
15 ft.  to one ft. for the proposed structure and awnings, six and a half inches for balconies, and three ft. 
six in. for the surface parking area. 

D. Variance to decrease the front yard setback along James Ave N. 

Recommended motion: Approve The variance to reduce the front yard setback along James Ave N from 
15 ft. to one ft. for the proposed structure, zero ft. for awnings, six ft. for the proposed surface parking 
area, and three ft. for the generator and transformer. 

E. Variance to decrease the corner side yard setback. 
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Recommended motion: Approve the variance to reduce the corner side yard setback along Currie Ave 
W from 18 ft. to zero ft. for the proposed building. 

F. Variance to decrease the south interior side yard setback. 

Recommended motion: Return the variance to reduce the south interior side yard setback. 

G. Variance to decrease the rear yard setback. 

Recommended motion: Approve the variance to reduce the rear yard setback from 5 ft. to 2 ft. 3 in. for 
the parking lot. 

H. Variance to decrease the minimum off-street parking. 

Recommended motion: Approve the variance reduce the minimum off-street parking from 206 spaces 
to 146 spaces, subject to the following condition: 

1. The applicant shall provide a minimum of fifty-five (55) bicycle parking spaces; at least ten (10) 
spaces shall meet the requirements for long-term bicycle parking. 

I. Variance to decrease the minimum off-street loading. 

Recommended motion: Approve the variance minimum off-street loading from three large spaces to 
one. 

J. Variance to increase the maximum impervious surface. 

Recommended motion: Approve the variance to increase the maximum impervious surface from 85% to 
96%, subject to the following conditions: 

1. At least 15 percent of the site not occupied by buildings shall be landscaped. 

K. Site Plan Review. 

Recommended motion: Approve the site plan review for a mixed-use office building, subject to the 
following conditions: 

1. All site improvements shall be completed by April 13, 2022, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

2. CPED staff shall review and approve the final site, elevation, landscaping, and lighting plans before 
building permits may be issued. 

3. The applicant shall submit the tax parcel division, combination, or lot line adjustment request form 
to CPED and submit proof of the filing with Hennepin County. 

4. All signs shall comply with Chapter 543 of the zoning code. All signage requires a separate permit 
from CPED. 

5. No additional shelving, equipment or other mechanisms shall block views into and out of the 
building in the area between 4 and 7 feet above the adjacent grade. 

6. At least 15 percent of the site not occupied by the building shall be landscaped. 
7. The applicant shall provide a landscaped yard a minimum of 7 ft. in width between public sidewalk 

and the southeast surface parking lot. 
8. The applicant shall provide a landscaped yard a minimum of 7 ft. in width between the public 

sidewalk and the parking area along James Ave N. 
9. Screening at least three feet in height and 60 percent opaque, consisting of a masonry wall, fence, 

berm, hedge, or combination thereof, shall be provided between the proposed surface parking 
areas and the public sidewalks. 
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10. The southeast parking lot shall be screened along the west and south property lines through a 
combination of shrubs and arborvitae. 

11. At least one on-site tree shall be provided for each 25 linear feet, or fraction thereof, of parking or 
loading area frontage along both James Avenue N and Irving Avenue N. 

12. The applicant shall screen the mechanical equipment per section 535.70 of the zoning code. 
13. The applicant shall comply with the lighting requirements per section 535.590 of the zoning code. 

ATTACHMENTS 

1. Rezoning ordinance 
2. Zoning map 
3. Oblique aerial photo 
4. Written description and findings submitted by applicant 
5. Survey 
6. Site plan 
7. Plans 
8. Building elevations 
9. Renderings 
10. Shadow study 
11. Photos 
12. Rezoning matrix 
13. PDR report 
14. Public comments 
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Rezoning Matrix 

  

Multiple Family District 
(High Density) 

High Density Office 
Residence District 

FAR    
Base FAR Maximum 2.00 2.50 
20% bonus for enclosed, underground or 
structured parking 0.40 

0.50 
20% bonus for 50% ground floor commercial N/A N/A 
20% bonus for 20% affordable units 0.40 0.50 
Total possible FAR 2.80 3.50 
Lot Coverage     
Required lot area per dwelling unit (sq. ft.) N/A N/A 
Maximum Lot Coverage 70% 70% 
Maximum Impervious Surface Coverage 85% 85% 
Yard Requirements     
Front 15 15 
Rear 5+2x 5+2x 
Interior Side 5+2x 5+2x 
Corner Side 5+2x 5+2x 
Height Requirements     
Base building height maximum (in stories) 4 4 
Feet 56 56 
Stories 4 4 
Retail     
Maximum size of retail store (sq. ft.)-base N/A 4,000 sq. ft.  
Bonus for no parking b/w structure and street N/A N/A 
Bonus for additional stories & parking N/A N/A 
Bonus for large, mixed use building N/A N/A 
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Review Findings (by Discipline) 

Business Licensing Review Continue to work with Jennifer Thoreson (612-673-5867) concerning the following:  

• An updated SAC determination will be required for the build out of the specific suites. 

• All establishments that sell or handle food are required to complete a food plan review and obtain approval from the 
Minneapolis Health Department before any permits or business licenses can be approved/issued. 

• You may also be required to obtain a City of Minneapolis Business License. You should allow at least 90 days for approval if 
you are planning on selling alcohol. Please note that a new alcohol license may have a minimum food service requirement. 
You can find more information on the Business License website or by calling 612-673-2080. 

Construction Review Contact Dave Heller at 612-673-3183 or David.Heller@minneapolismn.gov with questions 

Building Code Plan Review comments for PDR. This is not intended as a building code permit review, but intended only to confirm 
basic design elements for exterior building code items; The preliminary plans appear to meet the intent of code. Please also note, CCS 
Plan Review neither approves nor disapproves underground filtration systems or equipment.  

The following comments are typical Accessibility code comments and do not require resubmittal or your response;  

• At least 60% of all public entrances to each building, facility, and tenant space shall be accessible. MNAC 1341.1105.1  

• Exterior Accessible routes shall consist of walking surfaces or slopes not steeper than 1:20. IBC 1104.1  

• Accessible parking spaces shall be located per MN 1341.1106.6  

• Accessible parking spaces and access aisles to be 96” (8’) width 502.4.2  

• Access aisles are to be marked “no parking” per 502.4.4 ANSI A117.1 2003  

• Accessible curb ramps as per MN 1341.0406  

• Maximum slope 1:48 for access aisle and parking space per 502.5  

• Accessible signage to comply with MN 1341.1110 

• A Service Availability Charge (SAC) determination will need to be submitted to the Metropolitan Council for the proposed 
project. Please refer to this link for more information SACprogram@metc.state.mn.us. or 
http://www.minneapolismn.gov/www/groups/public/@regservices/documents/webcontent/convert_281675.pdf    

Environmental Review Contact Tom Frame at 612-673-5807 or Tom.Frame@minneapolismn.gov with questions 

• Area soil and groundwater contamination is present from previous site uses and other area sources. A plan on how soil 
contamination will be handled on site needs to be submitted prior to begin demolition.  

• There is a high-water table in the area associated with the close proximity to Bassett Creek and existing soil conditions. The 
maximum depth of final construction should be above the area high ground water level. If site dewatering is necessary for 
construction of footings, foundation, utilities, etc. a water discharge permit must be obtained from Environmental Services.  

• Because of existing area contamination, it is likely the groundwater will need to be discharge to the local sanitary sewer and 
require Metropolitan Council Approval to.  

• Removal or sealing of any wells and tanks on site require a licensed contractor city permits. 

Fire Safety Review 

• Provide automatic fire suppression and fire detection systems throughout building per building and fire codes  

• Fire department connection must be on the address side of building and within 150 feet of a fire hydrant  

• Provide and maintain fire apparatus access at all times 

Address Review Per City of Minneapolis Street Naming and Address Standard V1.22, the City of Minneapolis holds authority for 
assignment of all addresses, verification, change, and/or additions.  Each assigned address number uses the street that provides the 
best/direct access for life safety equipment and best/direct access to the occupants.   

• The address for the proposed office building will be 1515 Currie Ave W. This address meets the City of Minneapolis Street 
Naming and Address Standard requirements. 

When assigning suite sequences the following guidelines are as follows: 

• The first one to two digits of the suite sequence number will designate the floor number of the site.  

• The last two digits of the suite sequence number will designate the unique ID for the unit (condo, suite, unit, or apartment).  

•  Suite sequence digit numbers will be assigned to dwelling, commercial and retail units, not common areas.  For example, 
laundry rooms, saunas, workout rooms, etc., would not be assigned numbers.  

• Please provide each condo, suite, unit or apartment number.   
 

Forestry Review Contact Craig Pinkalla (612-499-9233 cpinkalla@minneapolisparks.org) regarding any questions related to planting, 
removal or the process for protection of trees during construction in the city right of way.  

• Proposed tree removals approved.  

• Proposed planting meets Continuous Open Boulevard typology requirements.  

• 24" depth soil replacement in created boulevards on Currie and Irving block faces apply. See City specifications.  

• Soil condition in boulevard on James requires protection from compaction throughout construction. If soil is compacted it 
must be de-compacted or replaced to 24" depth prior to planting.  

• Snowdance' Tree Lilac and River Birch selections must be single stem to be approved for boulevard planting. 
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o Per the City of Minneapolis Street Lighting Policy 
(http://www.minneapolismn.gov/publicworks/streetlighting/index.htm) street lighting will be strongly encouraged in 
areas immediately adjacent to existing lighting systems, in high density areas such as Uptown and the University of 
Minnesota, and along major pedestrian corridors and business nodes as identified in the Minneapolis Street Lighting 
Policy.  

o Per the City of Minneapolis Street Lighting Policy 
(http://www.minneapolismn.gov/publicworks/streetlighting/index.htm), street lighting is required if the project falls 
within the Downtown Central Business District or along streets designated in the policy as Pedestrian Street Lighting 
Corridors.  Street lighting will be strongly encouraged in areas immediately adjacent to existing lighting systems, in 
high density areas such as Uptown and the University of Minnesota, and along major pedestrian corridors and 
business nodes as identified in the Minneapolis Street Lighting Policy. 

• All street lighting in the Public right-of-way shall be designed and constructed to City standards.  Please refer to the 
following:  http://www.ci.minneapolis.mn.us/publicworks/plates/public-works_traffic.   Prior to site plan approval, the 
Applicant shall contact Joseph Laurin at 612-673-5987 to determine street lighting requirements.  The Applicant shall submit 
a detailed plan specifying pole locations, light standards and fixture types, and include all required Minneapolis standard 
plates for installation details.   

• Note to the Applicant:  The construction of this development will likely require the use of Public right-of-way (roadway and 
sidewalks) for construction purposes.  A request for an estimate of street use and obstruction permit fees can be made to the 
City’s Traffic Department; please contact Scott Kramer at (612) 673-2383 for further information. 

• Note to the Applicant:  Please add the following notes to the site plan:  
➢ Street lighting installed as part of the Project shall be inspected by the City.  Contractors shall arrange for inspections 

with the Traffic Department, please contact Dave Prehall at (612) 673-5759 for further information.  Any lighting 
installations not meeting City specifications will be required to be reinstalled at Owner expense.   

➢ Impacts to existing traffic signal and street lighting systems (including installation of new street lights) will require 
the Applicant and respective Contractors to enter into a separate Right-of-Way Excavation Permit (including Testing 
and Inspection requirements) with the Public Works Department, for further information regarding this permit 
please coordinate with Tilahun Hailu at (612) 673-5809.   

➢ An obstruction permit is required anytime construction work is performed in the Public right-of-way.  Please contact 
Scott Kramer at (612) 673-2383 regarding details of sidewalk and lane closures.  Log on to 
http://minneapolis.mn.roway.net/ for a permit.  

➢ Any metered parking spaces needed to facilitate project work must be hooded at project expense for the length of 
disruption required.  If sidewalk is removed and parking lane is closed, the meter and space delineators must be 
removed and reinstalled upon project completion at project expense.  This can be requested at the same time that 
the “Obstruction Permit” is obtained via www.minneapolis.mn.roway.net. Contact Scott Kramer at 
scott.kramer@minneapolismn.gov if you have any questions regarding obstruction permits or meter removal.  

➢ Contact Tilahun Hailu at (612) 673-5809 prior to construction for the temporary removal/temporary relocation of 
any City of Minneapolis lighting or traffic signal system that may be in the way of construction.  

➢ Pavement markings that exist prior to the start of the Project must be re-placed in kind.  If it is latex or epoxy paint 
then it must go back in with that type of paint unless otherwise directed by City of Minneapolis Traffic Division.  All 
costs associated with pavement marking replacement shall be borne by the Contractor and/or Property Owner.  

➢ All costs for relocation and/or repair of City Traffic facilities including traffic signal systems, street lighting, traffic 
signs, parking meters, and pavement markings shall be borne by the Contractor and/or Property Owner.  

➢ Contact Shane Morton at (612) 673-5517 prior to construction for the removal of any City of Minneapolis right of 
way signs or pavement markings that may be in the way of construction.   
 

Water Review 

• Only tapped connections will be permitted for the domestic and fire services.  The valves and valve box will then be adjacent 
to the watermain.  Revise plan accordingly  

o The valve boxes may encroach with the gutter pan.  The City does not require that the VBs do ‘not’ encroach, but it 
may be worth a revisit by the designer. 

• Adjust hydrant branch gate man hole to match proposed boulevard grades.  If top section of the man hole has failed, a full 
replacement/rebuild of the top section will be required.  

• Domestic water and fire service connections should run in a line perpendicular from the watermain straight into the proposed 
building to the meter location.  Meters shall be set at the point where the service line enters the building and shall be set in a 
location where it is easily accessible.  

• Domestic service lines larger than three inches require a Bypass Assembly (see attachment); the Bypass Assembly detail shall 
be included in the site plans.   

 
 
 
 
 
 

http://www.minneapolismn.gov/publicworks/streetlighting/index.htm
http://www.minneapolismn.gov/publicworks/streetlighting/index.htm
http://www.ci.minneapolis.mn.us/publicworks/plates/public-works_traffic
http://minneapolis.mn.roway.net/
http://www.minneapolis.mn.roway.net/
mailto:scott.kramer@minneapolismn.gov


• The City of Minneapolis Water Treatment & Distribution Services Division (WTDS) requires that domestic water and fire 
supply service lines shall be sized based upon the total demand and shall be determined in accordance with recognized 
engineering methods and procedures.  The Applicant (and Engineer) shall be responsible for designing domestic water and 
fire supply systems that are not oversized for their intended use so that turnover is sufficient to maintain water quality.  The 
Applicant shall confirm that the proposed fire supply service is sized correctly and fire flow capacity is available at the source 
for the buildings fire protection system. The Applicant shall either:  provide a confirmation of domestic and fire service design 
methods prior to site plan approval or the contractor must submit this information at the time of permitting.  Please contact 
Rock Rogers at (612) 673-2286, to review domestic and fire service design, connections, and sizes.   
 

Zoning Review Contact Shanna Sether at 612-673-2307 or Shanna.Sether@minneapolismn.gov with questions 

• The proposed project requires land use approvals by the City Planning Commission and City Council. The applicant has 
submitted land use applications, which are planned to go on the January 13, 2020, City Planning Commission, and on to the 
February 14, 2020, City Council meetings. Staff will continue to work with the applicant on revisions to the proposed project 
in response to decisions by the Planning Commission and City Council, as needed. Please refrain from resubmitting for PDR 
until after all of the land use decisions are final. 

• The development as proposed spans multiple parcels. A complete application to combine all parcels contained within the 
development boundaries must be provided to your assigned planner prior to the approval of PDR. Once approved you must 
record the information with Hennepin County (HCGC 5th Flr). An application and instructions to begin this process has been 
attached to the PDR report. 
 

Ramp 

• This building is also considered to have a parking ramp per MCO Chapter 108. As such, within 5 years of the date of the 
certificate of occupancy being issued, the parking ramp will be required to have annual inspections and apply for a Ramp 
Operating Certificate.  
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Bassett Creek Valley (BCV)/ 
Redevelopment Oversight Committee (ROC) 

c/o 404 Thomas Avenue South 
Minneapolis, Minn  55405 

Tel: 612-374-1481 
Email: vidayditter@gmail.com 

 
October 25, 2019 

 
To:  
ZONING BOARD OF ADJUSTMENTS 
250 S. 4TH STREET, ROOMM 300 
MINNEAPOLIS, MN  55415 
612-673-3000 
 
 
At its October 15th, 2019 meeting, ROC members voted unanimously to 
support Wellington Management Inc.’s new office development office  
 located at the southwest corner of Currie Avenue North and Irving Avenue North. 
The site is directly south of Wellington’s recently-completed Leef office building at 
201 Irving. The ROC support includes the following land use applications to be 
submitted to the City of Minneapolis for the project. 
  
1. Petition to rezone 190-198 James Ave N and 187-199 Irving Ave N from R5 
Multiple-Family District to OR2 High Density Office Residence District. 
2. Conditional use permit to increase the maximum height from 4 stories, not to 
exceed 56 ft. to 5 stories, 76 ft. 
3. Variance to reduce the north corner side yard along Currie Ave W setback from 16 
ft. to 0 ft. 
4. Variance to reduce the front yard setback along Irving Ave N from 15 ft. to 0 ft. for 
the structure and patio 
5. Variance to reduce the front yard setback along James Ave N from 15 ft. to 0 ft. 
6. Variance to reduce the minimum loading requirement from 3 large loading spaces 
to 0 loading spaces. Department of Community Planning & Economic Development 
250 S. 4th Street, Room 300 Minneapolis, MN 55415-1385 2 
7. Site plan review. 
8. Pending further review by  City staff, additional applications and variances may 
be required related to on-site parking minimums and the maximum impervious site 
coverage. 
  
Project Description: The proposed project on 199 Irving Avenue N is comprised of 
(8) eight lots on the intersection of Currie Avenue North and Irving Avenue N in the 
Bassett Creek Valley area west of downtown Minneapolis. The predominantly 
vacant site will house an office building comparable to that of the LEEF North 
building located north of Currie Avenue that was completed in June of this year. The 

mailto:vidayditter@gmail.com


construction of the new office building will be the second phase of development 
creating Currie Avenue as the new high street running west to east parallel to 
Bassett’s Creek. The new site is approximately 51,980 sf and will house a 5-story 
office building with 11,852 gsf of office on the street level and each upper level will 
be comprised of 23,200 gsf with the upper floor stepping back along Irving Avenue 
(East) to provide and exterior space to capture the valley and views to downtown 
Minneapolis. A surface parking lot will be accessed off of Irving Avenue and a second 
story ramp will be accessed off of James Avenue. The upper ramp and a portion of 
the lower surface parking will be tucked under half of the building footprint above 
providing approximately 163 stalls. 
 
ROC is very pleased at the level of development coming to the Bassett Creek Valley.  
This development supports the BCV Master Plan approved in 2006 by the City 
Council and Metropolitan Council.  
  
 
With a quorum of ROC members present and voting, ROC is pleased to add its 
support for this development. 
 
 
 
Bassett Creek Valley Redevelopment Oversight Committee 
 
 
Cc CM Lisa Goodman 
 CM Jeremiah Ellison 
 Denetrick Powers – HNA 
 Kevin Thompson – BMNA 
 Beth Grosen – City of Minneapolis 
 Casey Dzieweczynski – Wellington Management 
 David Wellington – Wellington Management 
 ROC members:  
sfaber@midland-re.com, tsgarch@msn.com, ds329ds@hotmail.com, 
deostenson@gmail.com, Dwj5757@live.com, 
jerryallyn1950@gmail.com,  pat@carney.com, 
wilde069@gmail.com,  Beth.Grosen@minneapolismn.gov, 
dwellington@wellingtonmgt.com, jkrause@hamline.edu, fholson@cohousing.org, 
rmmartens@cfrmoney.net, vmoore2014@gmail.com, bjwillette@hotmail.com, 
gogirlmpls@gmail.com, davi1095@gmail.com, dcollison@mplsdowntown.com, 
nichole@hnampls.org, NAOMI.CHU@ARTSPACE.ORG, 
sergio@dameladona.com,  kkjfred@gmail.com, coordinator@bmna.org,  

mailto:fholson@cohousing.org


1

Sether, Shanna M

From: Aaron Goldstein <aaron@thegold.group>
Sent: Tuesday, March 31, 2020 11:00 PM
To: Sether, Shanna M
Subject: [EXTERNAL] 187 Irving - Rezoning Letter of Support

Hi Shanna‐ 
 
I am writing to provide my strong support for the proposed land use application and rezoning at Irving and 
James.  I own 3 properties within a few blocks of this site and am very excited for the continued 
redevelopment of the area.  I think the neighborhood will greatly benefit from additional office space and 
Wellington is well positioned to deliver another excellent building.  I hope that the city will support them in 
this endeavor. 
 
Thank you, 
Aaron 
 
Aaron J. Goldstein MBA, CPA (inactive) 
Gold Group Realty, LLC 
Broker & CEO 
www.TheGold.Group 
Aaron@thegold.group 
Cell ‐ (612)382‐4774 
 
 
 

[EXTERNAL] This email originated from outside of the City of Minneapolis. Please exercise caution when opening links or 
attachments. 
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